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THE  NATURAL  SETTING 


INTRODUCTION 

Given  resources,  including  desire,  ingenuity,  time  and  financing,  man 
has  frequently  demonstrated  his  ability  to  modify  his  physical  envi- 
ronment in  order  to  overcome  natural  obstacles  or  to  overcome  problems 
of  his  own  making  as  exemplified  by  such  feats  as  draining  swamps, 
irrigating  deserts,  building  super  highways,  rebuilding  thousands  of 
acres  of  urban  development,  etc.   However,  the  practicality  of  many 
such  projects  is  questionable;  the  resources  expended  frequently  might 
have  been  better  used  elsewhere  under  less  adverse  circumstances  or 
the  problem  might  have  been  minimized  or  avoided  completely  by  adequate 
initial  planning.   But  frequently  economic  and  political  pressures, 
rather  than  sound  planning,  have  resulted  in  impractical  solutions  to 
avoidable  problems. 
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CLIMATE 

The  average  annual  temperature  for  the  Sanford  Area  is  about  61  degrees  Fahrenheit. 
Seasonal  temperatures  range  from  July  averages  of  78  to  81  degrees  to  January  averages 
of  42  to  46  degrees.   Annual  precipitation  averages  about  47  inches  with  heaviest  rain- 
fall occurring  during  the  months  from  June  through  September. 

Perhaps  the  most  significant  climatic  condition  affecting  the  development  of  the  Sanford 
Planning  Area  is  that  of  wind  direction.  Prevailing  winds  are  from  the  southwest  except 
during  the  fall  months  when  they  blow  from  the  northeast.  This  means  that  approximately 
t h r ee- f our t h s  of  the  time  any  significant  noxious  odors,  noises,  smoke  or  other  air 
pollution  produced  on  the  southwest  side  of  Sanford  would  blow  across  the  existing  de- 
veloped portions  of  the  community.  Therefore,  operations  producing  such  undesirable  by- 
products should  be  restricted  to  the  northeast  side  of  the  city. 


PHYSIOGRAPHIC  PROVINCES 


The  Sanford  Planning  Area  lies  in  two  physiographic  provinces.   The  northwestern  two- 
thirds  of  the  area  is  in  the  Piedmont  whereas  the  southeastern  portion  lies  in  the  Coastal 
Plain.   The  geology,  soils,  topography,  and  drainage  patterns  in  the  two  areas  are 
reflective  of  the  physiographic  differences  between  the  two  provinces  and  represent 
different  types  of  development  potential.   The  Fall  Zone,  the  meeting  place  for  the 
Piedmont  and  Coastal  Plain,  passes  through  the  planning  area  between  downtown  Sanford 
and  Jonesboro  Heights.   It  crosses  Lee  Avenue  near  the  Lee  County  Courthouse  and  Bragg 
Street  near  Sanford  Central  High  School  as  indicated  on  the  map  on  the  following  page. 
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GEOLOGY 

Underlying  the  planning  area  are  three  types  of  rock  strata  -  Tuscaloosa,  Newark,  and 
Volcanic  Slate.   The  Piedmont  portion  of  the  area  is  the  location  of  Newa.rk  rock.   The 
clays  which  come  from  the  shales  there  are  useful  for  brick,  tile,  and  pottery  manufac- 
ture and  can  reportedly  be  combined  with  limestone  to  make  portland  cement.   The  Coastal 
Plain  section  is  predominately  in  the  Tuscaloosa  rock  zone.   Volcanic  slates  are  found 
along  stream  beds  throughout  the  section. 


GROUND  WATER 

Local  water-bearing  aquifers  are  found  in  the  Triassic  and  Slate  rock  strata.   Wells  in 
the  Triassic  area  generally  have  a  low  yield  and  water  quality  is  usually  alkaline  and 
hard.   Slate  Belt  wells  normally  supply  enough  water  for  domestic  (residential)  require- 
ments, the  water  being  generally  soft  and  acidic.   Coastal  Plain  wells  have  low  yields 
as  water-bearing  strata  are  thin.   These  findings  indicate  that  extensive  supplies  of 
water  developed  to  serve  the  planning  area  will  not  likely  come  from  ground  water  sources 

SOURCE:  N.  C.  Department  of  Water  Resources,  Division  of  Ground  Water,  Geology  and  Ground- 
Water  Resources  of  the  Fayetteville  Area,  Raleigh,  1961. 


There  are  significant  differences  in  the  soils  of  the  Piedmont  and  Coastal  Plains  portions 
of  the  Sanford  Planning  Area  and  their  suitability  for  urban  land  uses.  These  are  pointed 
out  in  some  detail  in  the  map  and  table  on  the  following  page. 

Generally,  the  soils  southeast  of  Hughes  Street  and  Clearwater  Drive,  i.e.  in  the  Fall 
Zone  and  Coastal  Plains,  are  good  for  all  types  of  urban  development.   However,  there 
are  isolated  spots  of  Cecil,  Norfolk  Sandy  Loam,  and  Hoffman  soils  which  have  certain 
limitations.   The  least  suitable  soil  in  the  area  for  urban  uses.  Meadow,  is  found  along 
Casters  Creek  and  other  streams  to  the  south  of  Jonesboro. 
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The  Piedmont  soils  to  the  northwest  of  the  Fall  Zone  all  have  some  urban  use  limitations 
Without  exception  their  suitability  for  septic  tank  sewage  disposal  is  questionable  be- 
cause of  the  impervious  clays  and  rocks  which  frequently  occur  near  the  ground  surface. 
Soils  which  are  particularly  undesirable  for  urban  development  are  White  Store  and  Con- 
garee,  the  latter  of  which  occurs  in  the  Big  Buffalo,  Little  Buffalo,  and  Lick  Creek 
flood  plains. 


URBAN  LAND  USE  SUITABILITY 
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SOURCE:  Interview  with  SOIL  CONSERVATION  SERVICE  STAFF,  V.     S.  Department  of  Agriculture,  Raleigh,  Oct.,  1963. 
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TOPOGRAPHY 

The  elevation  extremes  of  the  Sanford  Planning  Area  are  as  follows:  the  highest  elevation, 
499+  feet,  is  found  near  the  intersection  of  Courtland  and  Harkey  Drive  in  Jonesboro;  the 
lowest,  249-  feet  is  in  the  northwest  corner  of  the  area  where  McNeil  Road  crosses  the 
Southern  Railroad. 

The  principal  land  form  in  the  planning  area  is  a  long  ridge  which  extends  in  a  southeast- 
northwest  direction  along  Lee  Avenue,  Endor  Street,  and  Hawkins  Avenue  from  central  Jones- 
ooro  to  the  northern  city  limits  of  Sanford.   This  ridge  slopes  to  the  northeast,  falling 
from  450  feet  to  350  feet  in  a  distance  of  2.25  miles.   To  the  west  toward  Big  Buffalo 
Creek  and  to  the  east  toward  Lick  Creek  and  its  tributaries  the  rate  of  fall  is  much 
greater  with  changes  in  elevation  of  100  feet  in  a  half-mile  being  commonplace. 

SLOPES 

As  shown  on  the  accompanying  map,  the  terrain  within  the  planning  area  has  been  classified 

in  terms  of  three  general  classes  of  slope  rates;  0  to  5  percent;  6  to  19  percent;  and  20 

percent  and  over.   The  suitability  of  these  three  types  of  slopes  for  urban  development 
can  generally  be  classified  according  to  the  following  schedule. 


Slopes  (percent) 

5  percent  and  under 

6  percent  to  19  percent 
20  percent  and  over 


Urban  Land  Uses  For  Which  Suitable 

Commerce,  Industry,  Residences,  Recreation 

Residences  and  Recreation 

Vacant,  Recreation,  Scattered  Residences 


Slopes  in  the  Coastal  Plain,  from  Courtland  Drive  southeast,  are  generally  five  percent  or 
less  and  are  suitable  for  all  types  of  development.   The  portion  of  the  planning  area  to 
the  west  and  northwest  of  the  City  of  Sanford,  along  Big  Buffalo  Creek,  has  somewhat 
rougher  terrain  with  slopes  ranging  up  to  20  percent  and  a  few  spots  even  steeper.   This 
topography  is  less  desirable  for  industrial  and  commercial  use,  but  is  suitable  for  limited 
residential  development.   To  the  east  of  Bragg  Street,  the  terrain  becomes  extremely 
rough,  particularly  near  Oldham's  Lake  and  the  tributaries  of  Lick  Creek  and  Wallace  Brook. 
Here  much  of  the  terrain  exceeds  20  percent  in  slope;  such  areas  are  not  suited  for  any 
type  of  intensive  development;  however,  strategically  located  residences  and  recreation 
facilities  can  take  advantage  of  the  varied  topography. 
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DRAINAGE  BASINS 
Sanitary  Sewerage 

The  Sanford  Planning  Area  is  divided  into  five  principal  drainage  basins  which  are  drained 
by  the  following  creeks  and  their  tributaries:   Big  Buffalo,  Little  Buffalo,  Wallace, 
Lick,  and  Casters.    Big  Buffalo  and  Little  Buffalo  flow  north  to  the  Deep  River;  Wallace 
runs  into  Lick  which  flows  northeast  to  the  Cape  Fear  River;  Casters  Creek  flows  into 
Little  River. 

The  basins  most  intensively  developed  with  urban  uses  are  Big  Buffalo,  Little  Buffalo, 
and  Casters  Creek.   Little  development  has  occurred  in  the  Wallace  Creek-Lick  Creek 
basins  . 


Gravity  sanitary  sewer  systems  are  presently  in  use  in  three  of  the  basins  -  Big  Buffalo 
Little  Buffalo,  and  Casters.   Of  the  three,  the  Casters  system  is  the  smallest;  however, 
most  of  the  land  in  the  basin  which  can  be  served  by  gravity  is  now  sewered.   The  Little 
and  Big  Buffalo  systems  are  almost  equal  in  existing  service  areas;  however,   little 
additional  property  in  the  Little  Buffalo  Basin  can  be  served  by  gravity  sewers  using 
the  present  disposal  method.   The  Little  Buffalo  system  drains  from  Main  Street  in  Jones- 
boro  north  to  Chisholm  Street  where  it  flows  through  a  sewer  under  Hawkins  Street  (the 
western  limit  of  the  Little  Buffalo  drainage  basin)  to  the  Big  Buffalo  System. 

The  Big  Buffalo  drainage  basin  which  makes  up  about  one-third  of  the  total  planning  area 
has  the  largest  potential  for  future  expansion  as  less  than  one-fourth  of  its  sewerable 
area  is  now  served.    (See  COMMUNITY  FACILITIES,  Sanford,  N.  C.,  June  1964). 
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SURFACE  WATER 

Water  Supply  and  Sanitary  Sewage  Disposal 

The  streams  within  the  S a n f o r d  Planning  Area  are  small,  both  in  terms  of  physical 
dimensions  and  volumes.   The  significance  of  this  in  terms  of  planning  for  urban 
development  is  immediately  realized  when  water  supply  and  sanitary  sewage  disposal 
characteristics  are  examined. 

Although  no  major  streams  flow  through  the  Sanford  Planning  Area,  it  is  within  four  miles 
of  Deep  River  to  the  north  and  seven  miles  of  the  Cape  Fear  River  to  the  northeast.   The 
proximity  of  these  two  streams  and  the  abundance  of  water  which  should  be  made  available 
by  water  resources  development  projects  planned  for  the  Cape  Fear  Basin  indicate  an 
abundant  supply  of  water  for  Sanford's  future  development  both  in  terms  of  water  supply 
and  waste  disposal  requirements. 

Currently,  most  of  the  water  supply  for  the  Sanford  Area  comes  from  Letty  Creek,  Miry 

Creek,  and  Bames  Branch  which  empty  into  a  reservoir  near  the  upper  (southern)  end  of 

the  Lick  Creek  Drainage  Basin;  however,  the  supply  of  these  streams  has  been  increasingly 

supplemented  during  recent  years  by  water  pumped  from  the  Cape  Fear  River. 

Sanitary  sewage  effluent  from  Sanford's  two  treatment  plants,  Spring  Lane  and  Jonesboro, 
is  now  released  into  Big  Buffalo  and  Caster's  Creeks,  respectively;  however,  during 
periods  of  low  stream  flow,  the  volumes  of  water  in  these  streams  are  not  adequate  for 
proper  waste  dilution.   The  undesirable  stream  pollution  created  will  become  increasingly 
worse  as  the  population  of  the  Sanford  Area  increases.    It  is  likely  that  a  satisfactory 
solution  to  sanitary  sewage  disposal  problems  in  the  area  will  require  that  treated 
sewage  be  released  only  in  the  Deep  or  Cape  Fear  Rivers  where  water  volumes  are  adequate 
for  proper  dilution. 
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NATURAL  LIMITATIONS  TO  URBAN  DEVELOPMENT  IN  THE  SANFORD  PLANNING  AREA 

1.  Th r e e- f our t h s  of  the  year,  the  prevailing  winds  blow  from  the  southwest,  making 
it  necessary  to  prevent  the  location,  in  the  southwest  portion  of  the  planning 
„rea,  of  land  uses  which  will  emit  large  quantities  of  noxious  odors,  noises,  or 
air  pollutants. 

2.  The  limited  quantities  of  ground  water  available  will  not  supply  the  water  quantity 
demands  of  intensive  urban  development.   The  more  wells  which  are  dug,  the  more 
quickly  they  will  "dry  up"  in  times  of  drought. 

3.  The  soils  found  along  stream  beds  throughout  the  area  are  generally  not  suitable 
for  any  urban  development  except  recreation.   The  suitability  of  the  soils  in 
the  northwestern  two-thirds  of  the  planning  area  for  septic  tank  sewage  disposal 
is  questionable  making  that  part  of  the  area  generally  unsuitable  for  intensive 
urban  development  until  such  time  as  sewer  facilities  are  available. 

4.  The  steep  slopes  found  in  the  extreme  eastern  part  of  the  planning  area  make  that 
section  unsuitable  for  any  intensive  urban  development.   The  moderate  slopes  of 
the  western  portion  are  well-suited  to  residential  use,  but  are  generally  not  de- 
sirable for  commercial  and  industrial  uses. 

5.  Of  the  five  principal  drainage  basins  in  the  planning  area,  the  Big  Buffalo  Basin 
seems  most  suitable  for  intensive  urban  development  in  the  foreseeable  future 
since  it  is  the  one  which  can  be  most  extensively  served  with  gravity  sewers. 


6.  The  small  volumes  of  the  streams  which  flow  through  the  planning  area  will  make 
it  necessary  for  the  City  of  Sanford  to  turn  to  the  Deep  and  Cape  Fear  Rivers 
for  both  water  supply  and  sewage  disposal  requirements. 


THE  MAN-MADE  SETTING 


LAND  USE  ANALYSIS 

To  determine  the  pattern,  extent,  and  problems  of  the  existing  urban  development  in  the 
Sanford  Planning  Area,  a  detailed  survey  of  all  land  uses  within  the  area  was  conducted 
during  November,  1962.   Using  aerial  photographs,  tax  maps,  planimetric  maps,  and  survey 
sheets,  land  use  maps  were  prepared  at  a  scale  of  1  inch  equals  400  feet.   Copies  of 
these  maps  are  available  at  the  Sanford  Municipal  Building. 


Since  such  detailed  information 
ment  plan,  generalized  land  use 
equals  4000  feet  were  prepared, 
mapped,  and  measured  according 


was  not  needed  for  the  preparation  of  a  general  develop- 
maps  at  scales  of  1  inch  equals  1000  feet  and  1  inch 
For  these  maps  existing  land  uses  were  categorized, 
to  the  following  system. 


Land  Use  Categories 
Commer c  i  a  1 


Who  1  e  s  a  1 e 


Industrial 


Social  and  Cultural 


Re  s  i  d  en 
Tr  a  ns  po 
Vacant 


tia  1 


r  t  a  t  ion 


LAND  USE  CLASSIFICATION  SYSTEM 


Types  of  Uses 


Retail  outlets  for  all  products  and  service  establishments,  in- 
cluding repair  shops,  eating  and  drinking  places,  barber  and 
beauty  shops,  laundries,  dry  cleaners,  hotels,  motels,   funeral 
homes,  and  governmental  offices  and  installations. 

Distributors  and  jobbers  of  retail  goods,  petroleum  bulk  terminals 
tobacco  sales  and  storage  warehouses,  fruit  and  vegetable  ware- 
houses, and  cotton  gins. 

Factories,  wood  and  metal  working  shops,  lumber  mills,  clay  and 
sand  pits,  water  and  sewerage  facilities,  salvage  yards,  and  cold 
storage  plants. 

Colleges  and  schools,  libraries,  churches,  playgrounds,  parks  and 
golf  courses,  medical  and  dental  offices,  hospitals,  penal  insti- 
tutions, cemeteries,  nursing  homes. 

Single  family  houses,  trailers,  duplexes,  and  multiple  family 
apartments . 

Street,  highway,  alley,  and  railuoad  rights-of-way;  bus  stations, 
railroad  stations,  and  public  utility  substations. 

Not  currently  in  one  of  the  above  listed  uses. 


SANFORD 

EXISTING  LAND  USE  STATISTICS 
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To  t a  1  Land 

Vacant  Land 

Land  in  Urban  Use 

Comraer ci  a  I 

Who  1  e  s  a  le 

Indus  trial 

Social  &  Cultural 

Residential 

Transportation 


Acres 

Percent 

3,219 

100.0 

(5  sq .  mi . ) 

1,  145 

35.  6 

2  ,073 

64.4 

Percent  of 

land  in  use 

126 

6.  1 

31 

1.5 

144 

7.0 

157 

7.6 

1  ,077 

51.8 

539 

26.0 

13,  190 
(20.5  sq.  mi . ) 

9,841 

3,348 


153 

45 

268 

214 

1,656 

1,013 


100.0 

74.6 
25.4 

Tercent  of 
1  and  in  use 

4.6 

1.4 

8.0 

6.4 
49.4 
30.2 
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LAND  USE  IN  GENERAL 

Some  13,190  acres  (20.5  sq.  mi.)  of  land  is  contained  in  the  Sanford  Planning  Area.   Of 
this  land  only  about  one-fourth  is  currently  in  urban  land  uses;  the  remainder  is  in 
cropland,  timber,  or  wasteland  and  is  classified  as  vacant.   The  developed  land  is  con- 
centrated around  the  City  of  Sanford  which  makes  up  the  central  one-fourth  of  the  plan- 
ning area  and  which  contains  3,219  acres  (5  sq.  mi.)  of  land.   About  two-thirds  of  the 
land  within  the  city  limits  is  in  urban  land  use. 

Land  uses  in  their  order  of  magnitude  in  the  planning  area  are  as  follows:  (1)  Residential  - 
49.4  percent;  (2)  Transportation  -  30.2  percent;  (3)  Industrial  -  8.0  percent;  (4)  Social 
and  Cultural  -  6.4  percent;  (5)  Commercial  -  4.6  percent;  and  (6)  Wholesale  -  1.4  percent. 
These  uses  have  the  same  relative  rankings  in  the  city  with  the  exception  of  Industrial 
and  Social  and  Cultural  uses,  whose  positions  are  reversed. 

Development  in  the  planning  area  is  concentrated  in  an  oval  which  measures  four  miles  by 
two  miles  and  extends  from  southeast  Jonesboro  to  the  U.  S.  1,  15,  501  Bypass.   The  oval 
lies  in  a  nor thwes t- sou theas t  direction  along  Endor  Street-Lee  Avenue  and  the  Atlantic 
Coastline  and  Southern  Railroads.   It  generally  follows  the  long  ridge  described  earlier 
as  the  principal  land  form  of  the  planning  area.   (See  page  5,  TOPOGRAPHY .  ) 

Urban  growth  in  the  Sanford  Planning  Area  has  generally  been  of  three  types;   (1)  a  filling 
in  of  vacant  property  lying  between  the  Jonesboro  and  downtown  Sanford  business  districts, 
(2)  residential  expansion  to  the  northwest,  and  (3)  commercial,  industrial,  and  residential 
expansion  to  the  southeast.   The  most  extensive  recent  expansion  has  been  to  the  northwest 
where  residential  subdivisions  have  been  developing  on  the  west  side  of  the  U.S.  1,  15, 
501  Bypass.   Also  of  significance  has  been  the  rapid  development  of  commercial,  industrial, 
and  residential  properties  to  the  south  of  Main  Street  in  Jonesboro. 

Sanford's  major  land  use  types,  transportation,  commercial,  industrial,  wholesale,  social 
and  cultural,  and  residential  are   discussed  individually  on  the  following  pages. 


TRANSPORTATION 


COMMERCIAL 

More  than  eighty  percent  of  the  commercial  land  within  the  Sanford  Planning  Area  is 
located  within  the  city.   Of  the  four  principal  commercial  concentrations,  the  central 
business  district  core,  bounded  by  Gulf,  Gordon,  Moore,  and  Pearl  Streets  is  the  dominant 
regional  commercial  center.   (For  a  detailed  study  of  this  area,  see  Central  Area  Pro- 
posal, Sanford,  N.  C.,  August,  1963).   The  Jonesboro  Heights  commercial  district,  with 
the  adjacent  Kendale  Shopping  Center,  represents  the  principal,  sub-regional  (neighbor- 
hood) shopping  complex  in  the  planning  area. 

The  pockets  of  commercial  development  along  Endor  Street  and  along  Carthage  and  Wicker 
Streets  are  mixtures  of  convenience  shopping  facilities,  such  as  drug  and  grocery  stores; 
highway-oriented  businesses  such  as  service  stations  and  restaurants;  bulk  retail  out- 
lets, including  auto  sales  and  service,  appliance  sales  and  service,  and  furniture  sales; 
wholesale  outlets;  and  professional  and  business  offices. 

Most  of  the  commercial  development  outside  the  city  limits  consists  of  scattered  grocery 
stores,  general  stores,  and  service  stations  and  garages  with  the  exception  of  the  small 
concentration  of  mixed  commercial  and  industrial  uses  along  Hawkins  Avenue. 


WHOLESALE 

Wholesale  land  usage  in  the  planning  area  totaled  only  45  acres  in  November,  1962;  most 
of  the  wholesale  space  is  located  within  the  city  or  adjacent  to  the  city  limits;  how- 
ever, there  is  little  concentration  of  wholesale  uses.   Instead  they  are  scattered 
throughout  the  community  with  some  located  near  railroad  sidings  and  others  along  major 
streets  . 

The  largest  wholesale  uses  are  warehouses,  most  of  which  are  used  or  were  used  for 
tobacco  sales  and  storage.   Another  predominant  use  is  the  bulk  petroleum  storage  yard, 
several  of  which  are  located  between  downtown  Sanford  and  Jonesboro  along  Lee  Avenue 
and  Bragg  Street.   There  is  a  scattering  of  r e t a i  1  - o r i e n t ed  wholesale  establishments  in 
the  fringe  of  the  central  business  district. 


INDUSTRIAL 


Some  268  acres  of  industrial  land  was  measured  in  the  planning  area  of  which  about  54 
percent  was  located  within  the  Sanford  city  limits.   Most  of  the  industrial  development 
in  the  northern  part  of  the  area  is  located  along  the  Seaboard  Railroad;  in  the  south 
it  is  located  along  the  Atlantic  Coastline  and  Atlantic  and  Western  Railroads.    Indus- 
trial operations  in  the  area  include  the  following: 

Heavy  Industry  -  brick  and  tile  plants;  lumber  mills;  foundry;  steel 
fabricating  plant;  concrete  plant,  and  seed  and  feed 
mills. 


Light  Industry 


textile  plants,  sewing  plants;  textile  machinery  man- 
ufacture; electronic  components  manufacture;  and 
furniture  manufacture. 


There  has  been  little  geographic  grouping  of  industries  according  to  type  except  in  the 
northern  part  of  the  planning  area  where  the  brick  and  tile  plants  are  located  near 
their  supply  of  clays  and  south  of  Jonesboro  where  the  Buchanan  Industrial  Park  is  being 
developed  for  light  industry.   In  general,  both  light  and  heavy  industrial  operations 
have  been  mixed  and  scattered  throughout  the  industrial  sections  of  the  community. 
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The  industrial  uses  having  the  largest  sites  and  the  fewest  employees  are  the  brick  and 
tile  plants,   lumber  mills,  and  concrete  plants;  such  operations  are  generally  classified 
as  extensive.   Examples  of  intensive  industrial  operations,  i.e.  those  employing  more 
people  per  acre,  are  the  sewing,  textile,  and  electronic  components  plants. 

SOCIAL  AND  CULTURAL 

Of  the  214  acres  of  social  and  cultural  uses  in  the  planning  area,   127  are  located  with- 
in the  City  of  Sanford.   The  largest  social  and  cultural  facility  which  serves  the  com- 
munity, the  116  acres  Sanford  Golf  Course,  is  located  outside  the  planning  area.   Within 
the  planning  area,  the  breakdown  of  social  and  cultural  acreages  by  type  of  use  are  as 
follows:  schools  -  94  acres;  parks  and  playgrounds  -  38.5  acres;  churches,  cemeteries, 
and  miscellaneous  uses  -  80.5  acres.   However,  there  are  reported  to  be  17  acres  of 
park  land  and  94  acres  of  school  property  not  developed  for  use.    (See  COMMUNITY 
FACILITIES,  Sanford.  N.  C. ,  June,  1964). 

The  parks,  playgrounds,  and  school  facilities  used  for  recreation  purposes  are  generally 
well  located  with  regard  to  their  service  areas;  however,  many  of  the  sites  are  inade- 
quate in  size.   The  Mclver,  Sanford  Junior  High,  St.  Clair,  and  Jonesboro  Heights  Schools 
all  have  sites  which  are  substandard  according  to  modern  school  site  planning  standards. 


RESIDENTIAL 


The  most  extensive  use  of  land  in  the  planning  area  is  for  residential  development  which 
takes  up  approximately  half  of  all  developed  land:  most  of  this  land  is  used  for  single- 


family  residences  as  indicated 
1962,  survey  data. 


in  the  following  table  of  housing  types  taken  from  November, 
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Housing  Types 


S  i  ng  le- f am  i  1  y 

Duplex  and  Multi-family 

Mo  b  i  1  e  Home 

TOTAL 


N  umb  er  of 
Housing  Units 


Percent 


Acr  e  s 


3  ,992 
663 
187 

4,842 


82.4 

13  .7 

3  .9 


1  ,620 
46 

13 

1  ,679 


Percent 


96.5 
2  .7 


100.0 


The  average  household  size  in  the  planning  area  is  estimated  at  3.37  persons  (see 
POPULATION,  Sanford,  N.  C.,  June,   1963);  the  average  number  of  housing  units  per  acre 
averages  2.9.   Multiplying  these  two  numbers  gives  an  average  population  density  of  9.77 
persons  per  acre.   Although  this  density  is  quite  low  for  the  planning  area  as  a  whole, 
the  city's  population  density  is  only  slightly  higher  at  10.7  persons  per  acre.   The 
highest  densities  are  found  in  the  nonwhite  neighborhood  to  the  south  of  the  central 
business  district  between  Wicker  Street  and  the  Atlantic  Coastline  Railroad;  there  the 
average  population  density  is  23.1  persons  per  acre,  however,  this  density  is  in  line 
with  maximum  density  standards  set  by  the  American  Public  Health  Association  of  20  to 
28  persons  per  acre. 

There  are  five  distinct  residential  neighborhoods  in  the  City  of  Sanford;  (1)  East 
Sanford  and  (2)  West  Sanford,  which  are  separated  by  the  Seaboard  Railroad;  (3)  the  non- 
white  area  between  Wicker  Street  and  Washington  Park;  (4)  the  area  around  Knight  School, 
which  extends  from  Rock  Street  to  Jonesboro  Heights;  and  (5)  Jonesboro  Heights.   Easily 
identifiable  neighborhoods  have  not  yet  formed  in  the  new  subdivisions  away  from  the 
city. 

LAND  USE  PROBLEMS 

Just  as  Sanford  has  many  attributes  it  can  be  proud  of  —  established  residential  areas 
with  wide  streets,  street  trees,  sidewalks,  curb  and  gutter  and  a  large  Central  High 
School  site,  which  has  ample  room  for  expansion  —  it  also  has  certain  areas  and  land 
development  problems  which  are  liabilities. 
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In  spite  of  the  natural  zoning  which  has  occurred  with  similar,  compatible  uses  being 
located  together,  there  are  some  sections  in  which  businesses  and  industries  have  been 
located  in  residential  areas  creating  undesirable  conditions  such  as  noise,  increased 
traffic,  air  pollution,  decreased  property  values,  etc.  or  where  residences  have  located 
in  commercial  or  industrial  areas  creating  pockets  of  inefficient  "dead"  space.   The 
area  along  both  sides  of  Endor  Street  and  Lee  Avenue  between  the  Courthouse  and  the  Sea- 
board Railroad  is  an  example  of  this  as  is  the  area  across  Hawkins  Avenue  from  McCracken 
Heights;   in  both  cases  a  sort  of  "no  man's  land"  has  been  created. 

Good  land  development  practices  have  been  ignored  in  many  areas  as  demonstrated  by  the 
following  inadequacies. 

1.  Small,  isolated  lots  have  been  sold  in  the  middle  of  large,  vacant 
land  parcels  with  no  reference  to  an  over-all  subdivision  plan. 


street  openings  or 


Small  odd  shaped  lots  have  been  left  over  after 
land  sales  and  cannot  be  properly  developed. 

Lots  have  been  sold  which  have  no  direct  access  to  public  streets 


4.  Buildings  have  been  constructed  on  lots  with  no  regard  being  given 

to  their  location  in  relation  to  surrounding  property  or  street  lines 
or  other  buildings. 

5.  Streets  have  been  established  which  have  inadequate  rights-of-way, 
improper  alignment  (horizontal  and  vertical  curves  and  tangents), 
and  frequent  changes  in  width  with  proper  street  design  standards 
being  disregarded. 

The  island  created  by  the  Atlantic  Coastline  Railroad  and  its  sidings,  Endor  Street,  and 
the  Seaboard  Railroad  is  a  good  example  of  an  area  where  poor  land  subdivision  practices 
have  prevailed. 

Areas  where  the  problems  are  less  obvious  are  the  subdivisions  of  small  lots  which  have 
been  developed  using  wells  and  septic  tanks  to  serve  individual  houses  and  where  soil 
and  ground  water  conditions  have  later  been  found  to  be  unsuitable  for  such  development. 
Health  hazards  have  been  created  and  the  individual  house  purchaser's  money  wasted. 
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There  are  many  other  physical  development  problems  in  the  Sanford  Planning  Area  which 
deserve  immediate  consideration.   Among  them  are  the  need  for  r e v i t a  1  i za t i on  programs 
in  both  the  Sanford  and  Jonesboro  central  business  districts;  the  need  for  eliminating 
substandard  school  sites  and  for  more  complete  development  of  existing  sites;  the  need 
for  improving  and  expanding  recreation  facilities;  and  the  need  for  cleaning  up  sub- 
standard areas  of  development.   Solutions  for  these  and  other  problems  will  be  posed  in 
the  PLAN  and  IMPLEMENTATION  sections  of  this  report. 
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FUTURE  PROSPECTS 


POPULATION 

Based  on  information  presented  in  the  report  entitled  POPULATION,  Sanford,  N.  C. ,  June 
1963,  the  following  table  gives  some  indication  of  the  population  growth  that  can  be 
expected  in  the  Sanford  Area  in  the  next  twenty  years,  if  past  trends  continue: 


City  of  Sanford 
Sanford  Planning  Area* 
Jonesboro,  East  &  West 
Sanford  Townships 


1960 
12,300 
16,500 
19  ,  200 


POPULATION 
Increase 


5,400 
6,700 
8,  000 


44% 
41% 
4  27o 


1980 
17 ,700 
23 , 200 
27 , 200 


Estimate  based  on  housing  unit  count. 


EMPLOYMENT 

In  keeping  with  population  projections  and  the  expected  growth  rates  for  the  industries 
which  compromise  the  Sanford  Planning  Area  economy,  the  following  employment  projections 
were  derived  for  the  report  entitled  ECONOMY,  Sanford,  N.  C.,  August  1963. 


I ndu  s  t  r y 

Manu  f ac  t ur  ing 

Construction 

Trans-Com-Util  . 


Industrial 


EMPLOYEES 
1960  Increase 


2,350 


1,210 


5  1% 


1980 


3  ,560 


Comme  r  c  e 
Personal  &  Prof 


Comme  r  c  i  a  1 


2,420 


1,480 


6  1% 


3  ,900 
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SPACE  REQUIREMENTS 

In  order  to  determine  the  rate  at  which  land  will  likely  be  used  for  future  urban  devel- 
opment, the  population  and  employment  increases  anticipated  for  the  planning  area  durin; 
the  next  fifteen  to  twenty  years  have  been  translated  into  land  space  requirements. 


Land  Use  Type 

Commer c  ia 1 

Industrial  (Incl.  Wh; 

Residential 

Social  and  Cultural 

Transportation 

TOTAL 


le.) 


Acreage 

1962 

153 

313 

1  ,656 

214 

1,012 

Increase 
°/o  Acres 


60 
50 
40 
40 
40 


92 
157 
662 

86 

405 


3  ,348 


1  ,402 


Acreage 

1980 

245 

470 

2,318 

300 

1,417 

In  deriving  these  figures,  it  has  been  assumed  that  (1)  future  space  increases  will 
occur  at  approximately  the  same  employment  and  residential  densities  as  those  which  now 
exist  in  the  planning  area  and  (2)  future  space  increases  will  be  directly  proportional 
to  population  and  employment  increases. 
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THE  PLAN 


LAND  USE  PLAN 

The  Land  Use  Plan  for  the  Sanford  Planning  Area  is  a  plan  for  the  ultimate  (complete) 
development  of  the  area  rather  than  a  plan  for  the  portions  of  the  area  which  might  be 
developed  by  1980.   For  this  reason,  it  is  based  upon  the  information  presented  in  the 
first  two  sections  of  this  report  —  the  characteristics  of  the  natural  and  man-made 
settings.   Because  projections  of  population  and  employment  data  and  the  space  require- 
ments which  can  be  derived  from  them  are  not  usually  reliable  for  urban  areas  with  popu- 
lations of  50,000  or  less,  this  information  has  not  been  utilized  in  the  preparation  of 
t '■  e  Plan;  instead  it  has  been  included  as  general  information  to  give  the  reader  some 
idea  as  to  how  rapidly  the  Sanford  Area  is  expected  to  grow  _i__f_  past  trends  continue. 

The  Development  Plan  is  intended  to  be  general  rather  than  specific.   It  is  meant  to 
provide  a  broad  framework  into  which  the  findings  of  more  exhaustive,  detailed  studies 
such  as  Thoroughfare,  Recreation,  School,  Water  and  Sewer,  and  Urban  Renewal  Plans  can 
be  fit  and  interrelated.   In  the  following  pages  the  contents  of  the  Plan  are  discussed 
in  the  following  order:  Thoroughfares,  Commercial,  Industrial,  Residential,  and  Social 
and  Cultural. 


THOROUGHFARES 

For  the  past  two  years,  the  Advance  Planning  Department  of  the  N.  C.  Highway  Commission 
has  been  preparing  a  THOROUGHFARE  PLAN  for  the  Sanford  Planning  Area.   The  completed 
Plan  is  scheduled  for  publication  and  release  soon;  the  thoroughfare  system  shown  on 
the  Land  Use  Plan  map  is  based  upon  the  findings  of  the  Highway  Commission  study. 


As  is  evident  from  studying  the  map,  the  Preliminary  Thoroughfare  Plan  utilizes  the 
existing  thoroughfare  system  to  which  s t r a t eg i c a  1  ly- 1  oca t e d  connections  and  new  facil- 
ities have  been  added  to  make  the  over-all  system  more  serviceable.   Of  considerable 
importance  is  the  proposed  facility  which  would  link  Hawkins  Avenue  to  Lee  Avenue  follow- 
ing the  existing  alignments  of  First  and  Third  Streets.   This  thoroughfare  would  parallel 
Endor  Street  and  would  relieve  it  of  some  of  its  congestion.   An  inner  loop  system,  con- 
sisting of  Weatherspoon  Street  on  the  north.  Seventh  and  Bragg  Streets  on  the  east,  and 
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new  streets  on  the  south  and  west,  is  proposed  to  enable  the  motorists  to  travel  from 
one  neighborhood  to  another  without  having  to  go  through  the  congested  commercial  and 
industrial  portions  of  the  planning  area.   Another  important  improvement  is  the  exten- 
sion of  Rose  Street  south  to  N.  C.  78  near  the  airport.   A  long  range  proposal  is  the 
bypassing  of  U.  S.  421  on  the  east  side  of  Sanford,  forming  the  northern  and  eastern 
portions  of  an  outer  loop.   The  locations  of  the  western  and  southern  portions  of  this 
outer  loop  have  not  yet  been  selected. 

COMMERCIAL 

Although  only  one  symbol  for  commercial  development  appears  on  the  Land  Use  Plan  map, 
five  types  of  commercial  development  are  considered  desirable  for  the  planning  area: 
(1)  central  business;  (2)  office  and  institutional;  (3)  general  business;  (4)  highway 
service;  and  (5)  neighborhood  service. 

The  Sanford  central  business  district,  the  region-serving  shopping  center  of  the  Sanford 
area,  is  not  expected  to  increase  rapidly  in  area;  instead,  it  will  probably  remain 
concentrated  within  its  present  boundaries  —  Cole,  Pearl,  Gulf,  Gordon,  and  Moore 
Streets  —  with  most  of  its  improvements  being  internal,  such  as  the  provision  of  ade- 
quate off-street  parking  facilities  and  the  improvement  of  buildings  and  landscaping. 
(For  a  detailed  discussion  of  the  CBD,  see  CENTRAL  AREA  PROPOSAL.  Sanford.  N.  C.  19  63.) 
The  Jonesboro  business  district,  which  is  more  of  a  neighborhood-serving  facility  than 
a  region-serving  one,  is  not  expected  to  expand  much  due  to  the  limited  residential 
development  anticipated  for  the  southern  part  of  the  planning  area  and  the  competition 
of  the  Kendale  Shopping  Center. 

North  of  the  Sanford  central  business  district,  an  office  and  institutional  area  for 
professional  and  business  offices,  churches,  funeral  homes,  apartment  buildings,  etc., 
is  planned  along  Hawkins  Avenue,  Gordon  and  Carthage  Streets.   Similar  areas  are  planned 
near  the  Lee  County  education  and  health  offices  on  Woodland  Avenue,  near  the  Courthouse 
on  Lee  Avenue,  and  to  the  southeast  of  the  Jonesboro  business  district. 
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General  business  activities  areas  for  such  operations  as  bulk  retail  sales,  repair  shops, 
wholesaling,  etc.,  are  planned  for  Wicker  Street,  west  of  the  cpntral  business  district; 
Endor  Street,  from  Wicker  Street  to  Wall  Street  and  from  the  Seaboard  Railroad  to  Rose 
Street;  and  Main  Street,  from  Dalrymple  Street  to  Bragg  Street, 

Areas  for  highway  service  facilities  --  restaurants,  service  stations,  and  motels  —  are 
proposed  near  the  intersections  of  Wicker  Street  and  Spring  Lane  with  U,  S   1,  15,  501 
Bypass,  Hawkins  Avenue  and  the  proposed  U.  S.  42  1  Bypass,  Courtland  Avenue  and  N^  C,  78, 
and  Lee  Avenue  and  the  proposed  connection  to  Bragg  Street,   In  several  of  these  locations 
it  would  be  desirable  to  combine  highway  service  centers  with  neighborhood  service 
centers,  containing  grocery,  drug,  and  hardware  stoies,  barber  and  beauty  shops,  etc. 

INDUSTRIAL  (Including  Wholesale) 

Areas  for  industrial  expansion  have  been  selected  which  (1)  are  in  harmony  with  existing 
industrial  development,  (2)  are  adjacent  to  major  thoroughfares  or  to  both  major  thorough- 
fares and  railroads,  (3)  are  level  to  gently  rolling  with  maximum  slopes  of  five  percen;, 
and  (4)  can  be  readily  served  with  water  and  sewer.-   Most  of  the  industrial  sites  are 
located  near  the  eastern  edge  of  the  developed  portion  of  the  planning  area  so  as  to 
minimize  the  effects  of  industrially-produced  noises,  odors,  or  air  pollutants  which  aro 
wind  borne. 


The  Plan  calls  for  limited  expansion  of  the  industrial  corridor  along  the  Atlantic  Coas 
line  and  Atlantic  and  Western  Railroads  between  downtown  Sanford  and  Jonesboro  with  mor^ 
concentrated  use  of  property  within  the  corridor.   It  also  provides  for  limited  expan- 
sion of  the  Buchanan  Industrial  Park  to  the  south  of  Jonesboro  and  the  warehousing  area 
to  the  east  of  Jonesboro.   Other  more  significant  expansions  of  existing  industrial  sit> 
are  suggested  to  the  north  of  the  Sanford  city  limits  along  Hawkins  Street  and  at  the 
intersection  of  Spring  Lane  and  U.  S.  1,  15,  501  Bypass.   New  industrial  areas  are  pro- 
posed to  the  southwest  of  the  courthouse;  industries  locating  there  can  take  advantage 
of  the  improved  Sanford  airport.   Re t a i 1 -or i e nt ed  wholesale  activities  are  expected  to 
locate  along  the  Seaboard  Railroad  near  the  central  business  district  with  other  whole- 
saling dispersed  throughout  the  industrial  portions  of  the  planning  area. 
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pe  the  residential  development  proposed  for  the  planning  area  include 

in  residential  subdivision  activity  in  the  area,  (2)  the  gravity 
f  the  Big  Buffalo  Creek  drainage  basin;  and  (3)  the  general  topographic 
area.   The  Plan  provides  for  the  filling  in  of  existing  residential 
r  can  be  easily  served  by  public  sewer;  however,  most  of  the  new  de- 
ned  for  the  western  and  northwestern  portions  of  the  planning  area  in 
rainage  basin.    A  variety  of  topographic  conditions  is  found  there 
p  slopes  to  flood  plains;  however,  most  of  the  area  consists  of  gentlv 

The  entire  western  and  northwestern  portion  of  the  planning  area  can 
ngle  gravity  sewer  system  which  utilizes  one  sewage  treatment  plant, 
ion  of  the  Big  Buffalo  Drainage  Basin  near  the  junction  of  the  Seaboard 
.  78  is  not  planned  for  residential  development  because  of  its  proximity 
rport;  the  airport  is  expected  to  produce  increasingly  undesirable 
usage  grows. 


It  is  assumed  that  limited  residential  development  will  continue  in  the  eastern  and 
southern  parts  of  the  planning  area  on  lots  which  are  large  enough  for  septic  tank  waste 
disposal  . 


SOCIAL  AND  CULTURAL 


Only  two  new  areas  for  social  and  cultural  uses  are  shown  on  the  Land  Use  Plan  map;  these 
are  (1)  a  community  park  site  just  south  of  Carbonton  Road  between  the  U.S.  1,   15,  501 
Bypass  and  the  end  of  Park  Avenue  and  (2)  an  elementary  school  site  at  the  intersection 
of  Carbonton  and  Makepeace  Roads.   Other  facility  locations  which  are  not  shown  but 
which  should  be  considered  are  (1)  a  site  for  a  new  junior  high  school,  (2)  an  elementary 
school  site  in  the  northwest  portion  of  the  planning  area,  and  (3)  a  system   of  neigh- 
borhood parks  along  the  streams  and  drainage  ways  of  the  community.   The  Plan  also  shows 
the  expanded  development  of  most  of  the  existing  school  and  park  sites  serving  the 
planning  area. 


The  proposed  location  of  a  new  governmental  complex  to  serve  the  planning  area  and  Lee 
County  is  shown  between  Courtland  Drive  and  Rose  Street  along  the  west  side  of  Lee 
Avenue.   The  area  now  includes  the  Lee  County  courthouse  and  jail  and  the  Sanford  fire 
station;  it  is  recommended  that  it  be  selected  as  the  site  for  a  new  Sanford  municipal 
building  and  for  a  governmental  office  building  for  related  federal,  county,  and  city 
operations  . 


IMPLEMENTATION 


IMPLEMENTATION 

The  City  of  Sanford  already  has  most  of  the  tools  at  its  disposal  which  are  needed  to 
solve  the  problems  discussed  in  this  report  and  to  carry  out  the  provisions  of  the  Land 
Use  Plan. 

It  has  (1)  a  Planning  and  Zoning  Commission  charged  with  the  responsibility  of  reviewing 
and  making  recommendations  on  all  matters  pertaining  to  the  physical  development  of  the 
planning  area;  and  (2)  a  Housing  Authority  empowered  to  construct  and  operate  safe  and 
sanitary  housing  facilities  for  the  residents  of  the  community  who  cannot  otherwise 
afford  adequate  housing;  however,  it  needs  (3)  a  Redevelopment  Commission  to  develop 
and  administer  programs  geared  to  rehabilitating  and  redeveloping  those  portions  of  the 
community  where  substandard  housing,  overcrowding,  incompatible  mixing  of  land  uses,  and 
other  related  problems  exist. 

The  City  also  has  the  following  codes  and  ordinances: 

1.  A  Zoning  ordinance  which  provides  for  the  proper  use  of  land,  prevents 
overcrowding,  and  regulates  the  placement  of  buildings  on  lots  within 
the  city  and  the  one-mile  surrounding  area; 

2.  Subdivision  regulations  which  can  insure  that  streets  and  lots  of  future 
subdivisions  meet  minimum  design  standards  and  that  needed  improvements 
such  as  water  and  sewer  lines,  storm  drainage,  and  paved  streets  are 
constructed  by  the  developer  before  lots  are  sold  within  the  City  and 
the  one-mile  surrounding  area; 

3.  A  minimum  housing  code  which  requires  that  structures  used  for  human 
habitation  within  the  city  meet  minimum  safety  and  sanitation  require- 
ment s  ;  and 

4.  Building,  plumbing,  and  electrical  codes  which  provide  for  adequate 
fire  prevention  and  sanitation  facilities,  ventilation,  living  area, 
structural  quality,  etc.,  in  new  buildings  in  the  city. 

Needed  are  County  codes  and  ordinances  which  take  up  where  city  jurisdiction  stops  so 
that  the  fringe  of  the  planning  area  will  not  become  a  haven  for  substandard  development 
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In  spite  of  countless  organizations  and  codes  which  may  be  available  for  guiding  the 
growth  of  the  community,  the  ultimate  success  or  failure  of  any  community  planning 
program  rests  in  the  hands  of  the  citizens.   If  they  demand  that  their  elected  and 
appointed  officials  govern  the  community  in  accordance  with  sound  plans  and  regulatory 
measures  and  support  such  demands,  the  program  will  be  a  success;  however,  if  they 
allow  the  program  to  be  compromised  again  and  again  in  the  face  of  economic  or  polit- 
ical pressures,  the  program  is  doomed  to  failure. 
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